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Executive Summary

This report provides an in’depth ana!ysis of Swiss Rea! Estate Investment Ve’
hic!es #REIVs&$ focusing on bui!ding’!eve! Environmenta! and Socia! #ES& scores
and portfo!io characteristics" Using data from Quanthome and the PRESS Scores
methodo!ogy$ the report eva!uates over )*$*** bui!dings across ,-. portfo!ios$
representing CHF )** bi!!ion in assets under management"
Physica%Characteristics$ REIV portfo!ios are heavi!y concentrated in Zurich$ Base!$
Lausanne$ and Geneva$ with over %*% of properties bui!t between ,/+* and
,/0*" These o!der bui!dings are prime candidates for retrofitting to meet energy
efficiency standards"
Environmenta%Performance$ Base! !eads in CO2 efficiency$ driven by strong reg’
u!ations and coordinated p!anning that promote renewab!e heating systems" In
contrast$ Geneva and Lausanne !ag due to o!der bui!dings and and !ess effective
regu!atory frameworks"
Socia% Factors$ Accessibi!ity$ rents$ and amenities vary !ess regiona!!y$ but Lau’
sanne’s !ow new resident rates and high re!ative pricing indicate a tight market$
potentia!!y restricting growth and affordabi!ity"
ES Scoring Mode%$ The report presents a sca!ab!e ES scoring framework that
combines environmenta! and socia! indicators into a standardized metric" Base!
and Zurich achieve high scores$ whi!e French’speaking cantons !ag in environ’
menta! performance$ high!ighting opportunities for targeted sustainabi!ity improve’
ments"
Conc%usions and Recommendations$ ESG scores can guide investments in two
ways( rewarding high’scoring REIVs for sustainabi!ity$ or targeting !ower’scoring
ones to drive transformation" Prioritizing on!y the former risks a two’speed tran’
sition$ whi!e the !atter requires active engagement to ensure rea! progress" In’
vestors can choose their approach based on the impact they seek to achieve"
The ES scoring framework offers a practica! too! to support both strategies in
advancing Switzer!and’s )*+* c!imate goa!s"
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Résumé Exécutif

Ce rapport propose une ana!yse approfondie des véhicu!es d’investissement im’
mobi!ier suisses #REIV&$ en se concentrant sur !es scores Environnementaux et
Sociaux #ES& au niveau des bâtiments ainsi que sur !es caractéristiques des porte’
feui!!es" Reposant sur !es données de Quanthome et !a méthodo!ogie PRESS
Scores$ !’étude couvre p!us de )*$*** bâtiments et ,-. portefeui!!es$ représen’
tant )** mi!!iards de CHF d’actifs sous gestion"
CaractéristiquesPhysiques $ Les portefeui!!es des REIV sont concentrés à Zurich$
Bâ!e$ Lausanne et Genève$ avec p!us de %*%des bâtiments construits entre ,/+*
et ,/0*" Ces bâtiments anciens sont des cib!es prioritaires pour des rénovations
visant à respecter !es normes d’efficacité énergétique"
Performance Environnementa%e $ Bâ!e se distingue par une mei!!eure efficacité
CO2$ portée par une rég!ementation stricte et une p!anification coordonnée fa’
vorisant !e chauffage renouve!ab!e" À !’inverse$ Genève et Lausanne accusent
un retard en raison d’un parc immobi!ier p!us ancien et de cadres rég!ementaires
moins efficaces"
Facteurs Sociaux $ L’accessibi!ité$ !es !oyers et !es équipements varient peu se!on
!es régions$ mais Lausanne présente un marché tendu avec un faib!e taux de
nouveaux résidents et des prix é!evés$ ce qui pourrait !imiter !a croissance et
!’abordabi!ité"
Modè%e de Score ES $ Le rapport propose un cadre de score ES qui combine !es
indicateurs environnementaux et sociaux en une métrique standardisée" Bâ!e et
Zurich obtiennent des scores é!evés$ tandis que !es cantons romands accusent
un retard environnementa!$ révé!ant des marges d’amé!ioration"
Conc%usions et Recommandations $ Les scores ESG peuvent orienter !es in’
vestissements de deux manières ( récompenser !es REIV performants en matière
de durabi!ité ou financer !a transition des moins performants" Favoriser unique’
ment !es premiers risque d’accentuer une transition à deux vitesses$ tandis que !e
second demande un suivi actif pour assurer des progrès rée!s" Le cadre de score
ES constitue un outi! pratique pour soutenir ces deux approches et accompagner
!a transition immobi!ière vers !es objectifs c!imatiques de )*+*"

)



Zusammenfassung

Dieser Bericht bietet eine detai!!ierte Ana!yse der Schweizer Immobi!ienan!ageve’
hike! #REIVs&mit Fokus auf die Umwe!t’ und Sozia!bewertungen #ES& auf Gebäu’
deebene sowie auf die Portfo!ioeigenschaften" Mithi!fe von Daten von Quanthome
und der PRESS Scores Methodik wurden über )*$*** Gebäude in ,-. Portfo!ios
untersucht$ die Vermögenswerte von rund )** Mi!!iarden CHF repräsentieren"
PhysischeMerkma%e$ Die REIV’Portfo!ios sind stark auf Zürich$ Base!$ Lausanne
und Genf konzentriert$ wobei über %*% der Gebäude zwischen ,/+* und ,/0*
erbaut wurden" Diese Gebäude sind vorrangige Kandidaten für Sanierungen zur
Einha!tung der Energieeffizienzstandards"
Umwe%t%eistung$ Base! weist die höchste CO2’Effizienz auf$ begünstigt durch
strengeVorschriften und koordinierte P!anung zur Förderung erneuerbarer Heizsys’
teme" Genf und Lausanne hingegen !iegen zurück$was vor a!!emauf ä!tere Gebäude
und weniger wirksame regu!atorische Rahmenbedingungen zurückzuführen ist"
Sozia%e Faktoren$ Die Erreichbarkeit$ Mietpreise und Infrastruktur variieren re’
giona! nur wenig" Lausanne zeigt jedoch eine niedrige Zuzugsrate und hohe re!’
ative Preise$ was auf einen angespannten Markt hindeutet und Wachstum sowie
Erschwing!ichkeit einschränkt"
ES&Bewertungsmode%%$ Der Bericht ste!!t ein ska!ierbares ES’Bewertungsmode!!
vor$ das Umwe!t’ und Sozia!indikatoren zu einer standardisierten Kennzah! kom’
biniert" Base! und Zürich erzie!en hohe Werte$ während die französischsprachi’
gen Kantone in der Umwe!t!eistung zurückb!eiben$ was gezie!te Nachha!tigkeits’
verbesserungen erfordert"
Sch%ussfo%gerungen und Empfeh%ungen$ ESG’Scores können Investitionen auf
zwei Arten !enken( entweder durch Förderung nachha!tiger REIVs oder gezie!te
Investitionen inweniger nachha!tige REIVs$ umderen Transformation voranzutreiben"
Eine einseitige Fokussierung birgt das Risiko einer zweigetei!ten Entwick!ung$während
der zweite Ansatz aktive Betei!igung erfordert$ um Fortschritte sicherzuste!!en"
Das ES’Scoring’Framework unterstützt beide Strategien und fördert die Schweizer
K!imazie!e für )*+*"
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’ Introduction

This report provides an in’depth ana!ysis of Swiss Rea! Estate Investment Ve’

hic!es #REIVs&$ focusing on their bui!ding’!eve! Environmenta! and Socia! #ES&

scores a!ongside their current portfo!io characteristics", Leveraging detai!ed data

fromQuanthome) and amethodo!ogy adapted from the PRESS Scores framework

#A!essandrini et a!"$ )*)%&$ the report examines physica!$ environmenta!$ and so’

cia! dimensions of REIV assets whi!e introducing a sca!ab!e ES scoring mode!"

Representing ,-. REIV portfo!ios with over )*$*** bui!dings and a tota! asset

va!ue nearing CHF )** bi!!ion$ the ana!ysis provides stakeho!ders with insights

into the current state of REIV assets$ their a!ignment with sustainabi!ity goa!s and

areas needing improvement"-

The report is structured into two main sections" Section ) estab!ishes a base’

!ine by ana!yzing key physica!$ environmenta!$ and socia! attributes of REIV port’

fo!ios" Metrics such as energy intensity$ accessibi!ity$ noise !eve!s$ and green

space avai!abi!ity are eva!uated using indicators drawn from the PRESS Scores

methodo!ogy" A!! indicators are based on pub!ic!y avai!ab!e data" This section

revea!s regiona! differences in environmenta! performance$ with Base! !eading

due to its strong regu!ations and coordinated p!anning$ which have acce!erated

the shift to renewab!e heating" In contrast$ Geneva and Lausanne !ag behind$

high!ighting the need for focused investment and more effective framework to

modernize o!der bui!ding stocks" Socia! indicators$ such as accessibi!ity and rent

!eve!s$ revea! fewer disparities$ but in Lausanne the signs of higher rents charged

, The scores focus on!y on Environmenta! and Socia! factors from traditiona! ESG frameworks
since Governance cannot yet be measured at the bui!ding !eve!"

) Quanthome is a fintech company specia!izing in detai!ed rea! estate data across Switzer!and$
offering granu!ar insights into bui!ding and investment vehic!e characteristics" For more infor’
mation$ see www.quanthome.com"

- The data in this report are from August )*)% and do not ref!ect trends since then"

0

www.quanthome.com


by funds$ re!ative to comparab!e apartments in nearby areas$ under!ine the diffi’

cu!ty of reconci!ing growth and accessibi!ity"

Section - introduces the ES scoring mode!$ which integrates environmenta!

and socia! indicators into a standardized score for each bui!ding" This score en’

ab!es stakeho!ders to benchmark property performance$ identifying assets that

exce! and those requiring targeted upgrades" Whi!e regions !ike Base! and Zurich

achieve high ES scores$ French’speaking cantons show !ower averages$ empha’

sizing structura! cha!!enges rather than de!iberate neg!ect" This scoring frame’

work$ current!y app!ied to REIV portfo!ios$ has the potentia! to be sca!ed nationa!!y

if comparab!e datasets were avai!ab!e$ offering a unified standard for sustainabi!’

ity assessment across Switzer!and"

By combining granu!ar bui!ding’!eve! data with an innovative scoring system$

this report high!ights both the opportunities and cha!!enges faced by REIVs in

meeting Switzer!and’s )*+* c!imate goa!s" Whi!e some regions are !eading the

way$ others risk fa!!ing behind$ raising concerns about a two’speed transition"

The ES score framework provides actionab!e insights to guide investment deci’

sions$ enab!ing stakeho!ders to prioritize impactfu! upgrades and promote a more

ba!anced and inc!usive rea! estate transition" Through targeted investment$ reg’

u!atory support$ and too!s !ike the ES score$ REIVs can p!ay a centra! ro!e in fos’

tering a sustainab!e and resi!ient rea! estate sector

! REIV Portfo%io Characteristics

This section provides an overview of the key bui!ding characteristics within Swiss

REIV portfo!ios$ categorized into physica!$ environmenta!$ and socia! dimensions"

It a!so inc!udes a comparison of bui!ding characteristics by REIV !ega! structure$

fo!!owed by an ana!ysis of ESG scores at the bui!ding !eve!" The assessment high’

/



!ights how REIV assets a!ign with sustainabi!ity and resi!ience objectives" Whi!e

environmenta! and socia! attributes are eva!uated at the bui!ding !eve!$ gover’

nance aspects are exc!uded as they pertain more direct!y to overa!! REIV portfo!io

management"

Subsection )", examines physica! characteristics$ i"e"$ the asset distribution

across Swiss cantons$ bui!ding age$ and size$ uncovering geographic concentra’

tions$ exposure to regiona! risks$ and age’re!ated retrofit needs" Subsection )")

focuses on environmenta! characteristics$ i"e"$ on energy intensity$ heating sys’

tems$ CO2 emissions$ so!ar pane! insta!!ations$ and green areas$ providing a com’

prehensive sustainabi!ity profi!e of REIV assets" It identifies regions and proper’

ties where energy efficiency improvements are most needed to meet Switzer’

!and’s decarbonization targets" Subsection )"- exp!ores socia! characteristics$

i"e"$ the factors inf!uencing tenant we!!’being and community impact$ inc!uding

rent prices$ accessibi!ity$ and proximity to amenities" This ana!ysis c!arifies how

REIV assets contribute to socia! sustainabi!ity and tenant satisfaction" Subsection

)"% compare the bui!ding characteristics per REIV types and high!ights minor dif’

ferences across REIV !ega! structures—companies$ foundations$ !isted funds$ and

un!isted funds—whi!e emphasizing their overa!! portfo!io simi!arity" It provides in’

sights into variations in asset types$ CO2 emissions$ and pricing strategies"

The fina! subsection$ ES Bui!ding Scores -$ integrates the environmenta! and

socia! attributes into an ES score at the bui!ding !eve!" This scoring framework

a!!ows stakeho!ders to benchmark individua! properties for sustainabi!ity perfor’

mance$ identifying areas where improvements are necessary"

!-’ Physica% Characteristics

,*



!-’-’ Geographic Distribution

The geographic distribution of REIVs’ properties across Swiss cantons revea!s

important patterns in asset concentration and potentia! risk exposure" At the can’

tona! !eve! #Figure ,&$ Assets under Management #AuM& are heavi!y concentrated$

with Zurich !eading at over 1* bi!!ion CHF$ fo!!owed by Vaud$ and Geneva" This

concentration in a few regions suggests that !oca! market or regu!atory changes

in these cantons cou!d significant!y impact overa!! portfo!io performance" The fo’

cus on these core cantons a!so indicates where most investment resources and

strategic attention are directed"

A c!oser !ook at the municipa! !eve! #Figure )& shows that Zurich$ Base!$ Lau’

sanne$ and Geneva are key hubs for REIV assets$ ref!ecting their ro!es as major

financia! and business centers"% These cities attract significant rea! estate invest’

ments$ with Zurich accounting for ,$0+, bui!dings$ fo!!owed by Lausanne with

/),$ Base! with 01-$ and Geneva with 111"+ In contrast$ Bern hosts on!y -01

bui!ding" However$ this may indicate that some portfo!ios have significant geo’

graphic concentration$ making them more vu!nerab!e to economic changes$ po!’

icy shifts$ or c!imate’re!ated risks" Given the significance of these cities$ this re’

port offers targeted insights into REIV’owned bui!dings in these four cities$where

re!evant" These insights focus exc!usive!y on the bui!dings within REIV portfo!ios

and do not ref!ect the broader rea! estate !andscape of each city"

This concentration inf!uences the strategies of REIVs$ as stabi!ity and growth

depend heavi!y on these high’va!ue !ocations" At the same time$ the uneven

spread of assets across regions high!ights differences in how markets respond to

% Note that in a!! maps presented in this report$ municipa!ities shown in white indicate areas
where no REIV bui!dings have been recorded"

+ These bui!dings represent )"//% of Zurich’s$ .".*% of Lausanne’s$ -"+*% of Base!’s$ and
1"+,% of Geneva’s re!evant bui!ding stock"

,,



Figure ,( Tota! Assets Under Management per Canton #in Mio CHF&

shifts in demand$ rents$ and competition" For instance$ whi!e Zurich and Geneva

have high property va!ues$ they may a!so face more market uncertainty or stricter

regu!ations than sma!!er$ !ess concentrated areas"

In summary$ understanding the geographic distribution of AuM is essentia! to

assessing the REIV !andscape$ as it he!ps identify the most important regions in

terms of asset concentration$ and !ays the foundation for more in’depth ana!yses

of bui!ding characteristics and market trends"
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Figure )( Tota! Asset Under Management per Municipa!ity #in Mio CHF&
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!-’-! Construction Years

The ana!ysis of construction years for REIV properties high!ights the distribution

of bui!ding ages within Swiss portfo!ios" As shown in Figure -$ over %*%of REIV’

owned bui!dings were constructed between ,/+* and ,/0*$ a period associated

with !ess stringent energy standards" This suggests a significant portion of the

portfo!io may require retrofits to a!ign with current energy efficiency and emis’

sions reduction targets" Bui!dings from this era often !ack modern insu!ation and

efficient heating systems$ presenting cha!!enges for achieving comp!iance with

evo!ving regu!ations"

Figure % compares the average construction year of REIV’owned properties

across major cities$ inc!uding Base!$ Lausanne$ Geneva$ and Zurich" Lausanne

and Geneva exhibit o!der bui!ding stocks on average$ indicating a higher pro’

portion of properties bui!t before modern energy standards were introduced" In

contrast$ Zurich and Base! show re!ative!y newer bui!ding inventories" These dif’

ferences suggest that funds with significant investments in Lausanne and Geneva

may need to prioritize renovation efforts$ focusing on upgrades such as insu!ation

improvements and heating system modernization$ to meet regu!atory require’

ments and enhance energy performance".

. For a broader perspective$ Figure A% i!!ustrates the geographic distribution of average con’
struction years across a!!municipa!ities$ providing a detai!ed view of bui!ding age trends within
REIV portfo!ios"

,%



Figure -( Distribution of Construction Years per Bui!dings

Figure %( Average Construction Years in Main Municipa!ities
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!-’-* Bui%ding Size

Bui!ding sizes$ in terms of f!oors and heated areas$ revea! important trends within

Swiss REIV portfo!ios" Most bui!dings$ as shown in Figure +$ have three to five

f!oors$ ref!ecting Switzer!and’s preference for mid’rise structures"1 High’rise

bui!dings with more than ,* f!oors are scarce" Regiona! differences emerge in

Figures . and A+$ with urban centers !ike Base!$ Geneva$ and Zurich featuring

ta!!er bui!dings due to high demand and dense !and use$whi!e rura! and suburban

areas predominant!y consist of shorter structures with two to three f!oors"

For heated areas$ Figure A. shows that !arger spaces are concentrated in

periphera! municipa!ities$ often representing industria!$ commercia!$ or !ogisti’

ca! faci!ities" In urban centers such as Zurich and Geneva$ sma!!er heated areas

dominate$ ref!ecting a focus on compact$ mu!tipurpose bui!dings" This distribu’

tion i!!ustrates how REIV portfo!ios combine dense urban assets for stabi!ity with

!arger’sca!e properties in !ess popu!ated regions"

1 Approximate!y .1% of Swiss bui!dings have five f!oors or fewer$ with on!y )1% exceeding
three f!oors"
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Figure +( Distribution of Number of F!oors per Bui!dings

Figure .( Average Number of F!oors in Main Municipa!ities
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!-’-+ Categories of Bui%dings

The distribution of commercia! and residentia! bui!dings across Switzer!and varies

considerab!y" This variation revea!s howREIVs structure their portfo!ios according

to regiona! characteristics and the intended function of these properties"

The share of commercia! bui!dings #Figure 1& is highest in periphera! areas

and sma!!er municipa!ities" This pattern mirrors the distribution of !arger heated

spaces$ suggesting the presence of industria! faci!ities$ !ogistica! hubs$ and spe’

cia!ized commercia! assets outside major urban centers" These regions$ with

more avai!ab!e !and and !ower property costs$ are we!! suited for such !arge’sca!e

uses"

In contrast$ residentia! bui!dings #Figure0& aremore concentrated in the north’

ern and centra! regions of Switzer!and$ aswe!! as in the suburban areas surround’

ing major cities" Areas near Zurich and Bern$ a!ong with rura!municipa!ities$ show

high densities of residentia! properties$ high!ighting a focus on housing supp!y

outside of commercia! and mixed’use zones"

This distribution of bui!ding types ref!ects the economic and spatia! strategies

of REIVs" Commercia! properties are c!ustered in areas with !ower !and costs$

whi!e residentia! properties are spread across urban$ suburban$ and rura! areas

to meet housing demand and ensure stab!e$ !ong’term investment returns" Rec’

ognizing these geographica! patterns is essentia! for assessing the risk and return

profi!e of rea! estate portfo!ios"
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Figure 1( Share of Commercia! Bui!dings per Municipa!ity
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Figure 0( Share of Residentia! Bui!dings per Municipa!ity
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!-! Environmenta% Characteristics

This section assesses REIV properties’ environmenta! performance using indica’

tors derived from the environmenta!metrics defined in the PRESSScoresmethod’

o!ogy #A!essandrini et a!"$ )*)%&" It examines energy intensity$ heating systems

and CO2 emissions #)")",&$ so!ar pane! insta!!ations #)")")&$ and green area pres’

ence #)")"-&" These factors provide insights into the environmenta! impact of

properties$ identifying areas where assets a!ign with c!imate goa!s andwhere fur’

ther improvements in energy efficiency and renewab!e energy adoption may be

beneficia!"

!-!-’ Energy Intensity. Heating Systems and CO2 Emissions

The first metric eva!uates the energy consumption per square meter #kWh/m2&

for each REIV bui!ding" Bui!ding’!eve! energy consumption data is genera!!y un’

avai!ab!e$ with the exception of the canton of Geneva$ which co!!ects such data"

The Geneva Bui!dings Dataset comprises a co!!ection of ,,$1+* bui!dings with

bui!ding !eve! information$ such as energy intensity va!ues" This data is used to

feed a machine !earning mode! that uti!izes decision trees to predict energy in’

tensity va!ues using ,. factors such as bui!ding age$ size$ and use type" A!though

based primari!y on data from Geneva$ it provides va!uab!e insights app!icab!e to

the broader Swiss bui!ding stock"

The energy intensity ana!ysis revea!s notab!e variations in bui!ding efficiency"

As shown in Figure /$ most properties consume between 0* and ,)* kWh/m2$

with a few out!iers exceeding )** kWh/m2$ indicating !ower efficiency typica!!y

associated with o!der bui!dings" Among the four main municipa!ities in REIV port’

fo!ios$ Base! shows the highest average energy intensity #see Figure ,*&"

Energy intensity a!one does not account for a!! CO2 emissions$ as factors !ike

),



energy sources and heating systems a!so inf!uence emissions" The secondmetric

examines the types of heating systems used across REIV portfo!ios" Figure ,,

shows that a!most .+% of REIV bui!dings re!y on gas and fue!’based systems$

which are high!y CO2 intensive"

Figure ,) high!ights differences among the four main cities" Base! emerges as

the city with the !owest re!iance on fossi! fue!’based heating within REIV proper’

ties$ signa!ing stronger a!ignment with decarbonization goa!s in its bui!ding stock"

This contrast underscores Base!’s proactive transition toward c!eaner energy sources$

positioning the city as a potentia!mode! for other urban centers aiming to reduce

re!iance on fossi! fue!s" Notab!y$ the canton of Base!’Stadt has enacted strin’

gent regu!ations$ inc!uding measures that effective!y e!iminate oi!’based heating

systems$ as high!ighted in the WWF Suisse #)*)%& report"

The third metric$ CO2 intensity$ quantifies emissions by considering both en’

ergy sources and heating demand$ expressed in kgCO2e/m2" This indicator uti’

!izes standardized emissions factors as out!ined by Intep #)*))&"

Because CO2 emissions are c!ose!y tied to both energy consumption and heat’

ing system type$ the CO2 intensity distribution corre!ates strong!y with energy in’

tensity" However$ as Figure ,- i!!ustrates$ the heating system has a substantia!

impact( fossi! based systems emit significant!ymore CO2 than a!ternatives" Figure

,% i!!ustrates this effect$ where despite Base!’s re!ative!y high energy intensity$ its

CO2 intensity remains comparative!y !ow due to its !ower dependence on fossi!

fue! heating systems re!ative to other major municipa!ities"0

The scatterp!ot in Figure,+ revea!s thatmost bui!dings are concentratedwithin

an energy intensity interva! of /+ to ,)* kWh/m2 and a CO2 intensity interva! of

. to ). kgCO2/m2$ representing the typica! bui!ding profi!e in REIV portfo!ios"

0 Figures A1 and A0 disp!ay the municipa! distribution of average energy intensity and CO2

emissions across REIV portfo!ios"
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Reducing CO2 emissions re!ies on improving energy efficiency and rep!ac’

ing fossi! fue! heating systems" Strategies such as better insu!ation$ modernizing

heating systems$ and switching to renewab!e energy sources can significant!y

!ower CO2 intensity and energy use$ he!ping meet sustainabi!ity goa!s"
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Figure /( Distribution of Energy Intensity #in kWh/m2&

Figure ,*( Average of Energy Intensity of Main Municipa!ities #in kWh/m2&
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Figure ,,( Share of Type of Heating Systems

Figure ,)( Share of Bui!ding with Fossi! Heating Systems in Main Municipa!ities

)+



Figure ,-( Distribution of CO2 intensity #in kgCO2e/m2&

Figure ,%( Average of CO2 intensity in Main Municipa!ities #in kgCO2e/m2&
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Figure ,+( Scatter P!ot of Energy Intensity and CO2 Intensity
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!-!-! So%ar Insta%%ations

The so!ar pane! insta!!ationsmetricmeasures the proportion of roof area equipped

with so!ar pane!s$ re!ative to the tota! roof area avai!ab!e for such insta!!ations"/

The ana!ysis across REIV properties shows a !ow overa!! adoption rate$ as de’

picted in Figure ,."

Figure ,1 shows that across most municipa!ities$ so!ar pane! coverage per

square meter is !ow$ ref!ecting !imited adoption of renewab!e energy" Bui!dings

in Base! have the most so!ar pane!s insta!!ed among major cities$ whi!e Geneva

has the !east$ !ike!y due to administrative cha!!enges or restrictions on protected

bui!dings" Higher insta!!ation !eve!s are more common in rura! and periphera! ar’

eas$ where rooftop space and sun exposure are more favorab!e",* This pattern

indicates that expanding so!ar dep!oyment in cities presents a key opportunity to

boost renewab!e energy use across REIV portfo!ios"

/ The so!ar pane! insta!!ations variab!e is ca!cu!ated as the ratio of the roof area covered by
so!ar pane!s to the tota! roof area suitab!e for so!ar insta!!ations" Roof suitabi!ity is determined
based on criteria such as orientation$ s!ope$ and shading$ as defined in the dataset" The metric
provides a percentage representation of the potentia! so!ar energy uti!ization for each bui!ding"
For more detai!s on the methodo!ogy$ see A!essandrini et a!" #)*)%&"

,* See Figure A/ for average so!ar pane! insta!!ations by municipa!ity"
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Figure ,.( Distribution of So!ar Pane!s per m2

Figure ,1( Average So!ar Pane!s per m2 in Main Municipa!ities
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!-!-* Green Areas

The green area metric measures the percentage of natura! or !andscaped space

surrounding REIV properties$ ref!ecting their contribution to environmenta! sus’

tainabi!ity$ biodiversity$ and tenant we!!’being",,

The ana!ysis shows that most properties in REIV portfo!ios have !imited green

space" Figure ,0 revea!s that over 1*% of properties !ack surrounding green

areas$ with on!y a sma!! fraction exceeding %*% green coverage within a ,**’

meter perimeter" This high!ights a genera! scarcity of greenery$ potentia!!y af’

fecting biodiversity and tenant satisfaction"

Figure ,/ shows significant regiona! differences( rura!$ !ess dense areas tend

to have more green space$ whi!e urban centers !ike Zurich$ Geneva$ and Lau’

sanne exhibit notab!y !ower coverage" This pattern ref!ects the emphasis on !and

use efficiency in high’density areas$ which !imits opportunities for green area

deve!opment"

Expanding green space$ particu!ar!y in urban regions$ cou!d enhance the en’

vironmenta! and socia! va!ue of REIV properties by supporting biodiversity$ im’

proving microc!imates$ and boosting tenant satisfaction" Such efforts wou!d a!ign

REIV portfo!ios with broader sustainabi!ity and !ivabi!ity objectives"

,, The green area metric is ca!cu!ated as the proportion of vegetated or !andscaped space within
a ,**’meter perimeter of each bui!ding$ using sate!!ite imagery and !and’use c!assifications"
See A!essandrini et a!" #)*)%& for detai!s"
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Figure ,0( Distribution of Green Areas
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Figure ,/( Average Green Areas by Municipa!ity
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!-* Socia% Characteristics

This section eva!uates the !ivabi!ity and community impact of REIV properties

using indicators derived from the socia! metrics defined in the PRESS Scores

methodo!ogy #A!essandrini et a!"$ )*)%&" It assesses rents #)"-",&$ accessibi!ity

#)"-")&$ noise !eve!s #)"-"-&$ tenants turnover #)"-"%&$ and proximity to amenities

#)"-"+&" These factors inf!uence tenant satisfaction$ community we!!’being$ and

property appea! for !ong’term occupancy$ high!ighting where properties meet

socia! sustainabi!ity goa!s and where improvements are needed"

!-*-’ Rents

The first metric for rents eva!uates the year!y rent per squaremeter for apartments

owned by REIVs" As shown in Figure )*$most properties rent between just under

)0* CHF/m2 and s!ight!y above )*+ CHF/m2$ suggesting consistent renta! rates

!ike!y due to standardized pricing strategies or targeted renta! segments"

At the municipa! !eve!$ rent !eve!s vary wide!y$ with higher rents concentrated

in urban and economica!!y strong regions !ike Zurich and the Lemanic Arc$ whi!e

rura! or !ess active areas genera!!y exhibit !ower prices",) Among the four main

municipa!ities$ Figure ), shows that REIV properties command the highest aver’

age rents in Geneva$ fo!!owed by simi!ar rates in Lausanne and Zurich$ and sig’

nificant!y !ower rates in Base!"

The second metric eva!uates the rent differentia! between REIV’owned prop’

erties and comparab!e apartments in nearby areas" This metric compares the

per’square’meter renta! rate of REIV’owned residentia! units with the average

rent in the surrounding !oca!ity$ indicating whether REIVs charge above or be!ow

!oca! market averages" This comparison provides insights into the affordabi!ity

,) See Figure A,* for municipa! rent !eve!s"
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Figure )*( Distribution of Rent

Figure ),( Average Rent of Main Municipa!ities
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and competitiveness of REIV renta! properties"

The histogram in Figure )) shows a rough!y symmetric distribution of the

rent differentia! around zero$ indicating that REIV’owned apartments are gen’

era!!y priced c!ose to neighborhood averages$ though there is notab!e variabi!ity"

This variabi!ity ref!ects differing pricing strategies across funds and municipa!i’

ties$ with both higher and !ower rent !eve!s observed"

Comparing the main municipa!ities in Figure )-$ REIV bui!dings in Lausanne

appear to have the highest re!ative pricing compared to simi!ar neighborhood

properties$ whi!e those in Base! are priced !ower re!ative to their !oca! counter’

parts",-

This ana!ysis high!ights the differences in renta! strategies amongREIVs$ shaped

by !ocation’specific demand and market conditions" Bui!dings in Geneva and

Lausanne tend to have higher rents in response to strong demand in these urban

markets$ whi!e Base! shows a focus on maintaining competitive pricing to attract

tenants in a re!ative!y more affordab!e market"

,- Figure A,, shows average pricing across municipa!ities"

-+



Figure ))( Distribution of Rent Differentia!

Figure )-( Average Rent Differentia! of Main Municipa!ities
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!-*-! Accessibi%ity

Figure )%( Residentia! accessibi!ity criteria at the bui!ding !eve!

The accessibi!ity of each bui!ding is assessed through two comp!ementary

metrics of the density of essentia! transit options and serviceswithin a 1**’meter

radius #approximate!y a ,*’minute wa!k&" On the one hand$ commercia! acces’

sibi!ity focuses on access to retai!$ restaurants$ and transit hubs important for

business operations" High scores indicate !ocations that support business growth

and customer convenience$ with re!ative!y high accessibi!ity extending into some

suburban and periphera! areas outside major urban centers" On the other hand$

residentia! accessibi!ity eva!uates proximity to essentia! amenities !ike schoo!s$

grocery stores$ hea!thcare$ and pub!ic transport" Figure )% i!!ustrates the com’

ponents of this indicator" High scores in this metric ref!ect !ocations that enhance

residents’ qua!ity of !ife by providing convenient access to dai!y needs"

The ana!ysis of commercia! and residentia! accessibi!itymeasures revea!s dis’

tinct connectivity patterns across municipa!ities" The commercia! accessibi!ity

map #Figure )+& shows high scores concentrated in major urban centers such as

Zurich$ Base!$ Bern$ Geneva$ and Lausanne$ with some suburban and periphera!

areas a!so benefiting from strong networks of amenities and transit options that

support business investments" Accessibi!ity dec!ines s!ight!y in more rura! and
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sparse!y popu!ated regions$ which genera!!y have fewer commercia! resources"

In contrast$ the residentia! accessibi!itymap #Figure).& shows a broader spread

of high scores across urban and suburban areas" Municipa!ities around Zurich$

Bern$ and Base!$ a!ong with severa! in centra! and western Switzer!and$ demon’

strate strong residentia! accessibi!ity$ thanks to we!!’deve!oped transport net’

works and essentia! services" Lower scores are most!y found in remote areas

with !imited infrastructure"

These patterns suggest a concentration of commercia! deve!opments in ur’

ban centers$ with some suburban areas a!so offering high commercia! accessi’

bi!ity" Residentia! properties$ however$ are more even!y distributed to meet de’

mand across both high’density and suburban areas" Understanding these trends

high!ights where investments in commercia! and residentia! properties are !ike!y

to yie!d higher returns based on accessibi!ity to services and infrastructure"
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Figure )+( Average Commercia! Accessibi!ity per Municipa!ity
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Figure ).( Average Residentia! Accessibi!ity per Municipa!ity
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!-*-* Noise

The outdoor noise po!!ution indicator is based on the fo!!owingmaps pub!ished by

the Federa! Office of the Environment #FOEN$ )*))&( Daytime and nighttime road

traffic noise and daytime and nighttime train traffic noise in decibe!s #dB&" Esti’

mates are based on traffic data$ vehic!e category and type$ and !ocation’specific

characteristics$ such as obstac!es or road coverings #FOEN$ )*)-a&",%

Our noise indicator$ measured in decibe!s #dB&$ ref!ects the exposure of REIV

properties to sounds from road and rai! traffic" High noise !eve!s can detract from

residentia! satisfaction and property appea!$ with !ower exposure genera!!y pre’

ferred for tenant we!!’being"

The ana!ysis of noise around REIV properties shows considerab!e variation$

inf!uencing the desirabi!ity and !ivabi!ity of these areas" As seen in Figure)1$most

properties have noise !eve!s between )/ and %* dB$with on!y *"%0% of bui!dings

exceeding .* dB" High exposure can particu!ar!y affect tenant satisfaction and

property appea! in residentia! bui!dings"

The spatia! map in Figure )0 indicates that higher average noise !eve!s are

concentrated in urban centers and a!ong major transport !ines" The four main

cities exhibit e!evated noise exposure due to dense traffic and commercia! ac’

tivity$ though differences among these cities are minima! #see Figure A,)&" In

contrast$ rura! areas and sma!!er towns genera!!y enjoy quieter environments with

!ower noise !eve!s$making them better suited to residentia! properties where ten’

ant satisfaction and !ong’term appea! are c!ose!y tied to a quieter atmosphere"

,% In Switzer!and$ residentia! noise !eve! !imits are set at .* dB during the day and +* dB during
the night #FOEN$ )*)%&"
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Figure )1( Distribution of Noise per Bui!ding
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Figure )0( Average Noise per Municipa!ity
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!-*-+ Tenants Turnover

Turnover rates are eva!uated through renta! advertisement frequency and the

proportion of new tenants$ with each property compared to others in the same

area" High turnover may signa! instabi!ity$ whi!e !ow turnover is a proxy for tenant

satisfaction and desirabi!ity" However$ new properties or apartments may have

inf!ated turnover rates due to natura!!y higher advertisement activity and tenant

changes$ which does not necessari!y indicate instabi!ity"

The renta! advertisement sub’indicator re!ies on renta! advertisements co!’

!ected from renta! ad websites" The norma!ization of advertisements per bui!ding

is done with the heated area instead of the number of dwe!!ings" This adjustment

is necessary as renta! advertisements may inc!ude both residentia! and commer’

cia! properties$with the !atter !acking dwe!!ings" The distribution of advertisement

frequency #Figure )/& shows that most properties have turnover rates in !ine with

neighborhood averages$ suggesting a stab!e renta! environment" Some bui!d’

ings$ however$ disp!ay higher advertisement frequency$ indicating frequent ten’

ant changes possib!y due to short’term !eases or !ower tenant retention$ which

can imp!y greater vo!ati!ity from an investment perspective"

Simi!ar!y$ the new residents sub’indicator re!ies on the STATPOP dataset from

)*),$ specifica!!y the number of residents !iving in a hectometer for !ess than a

year$ assumed to be new residents" To estimate the number of new residents for

each bui!ding$ the va!ue at the hectometer !eve! is attributed to the bui!ding based

on its share of dwe!!ings in the hectometer" Then the average number of new

residents per municipa!ity is ca!cu!ated" Fina!!y$ the indicator$ which represents

the difference between these two metrics"

The distribution of new residents #Figure -,& is centered around zero$ with

minima! change in most bui!dings" Certain bui!dings show positive spikes$ indi’

cating an important inf!ux of new tenants$ probab!y due to REIVs deve!oping new
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Figure )/( Distribution of Difference in Advertisements per m2

Figure -*( Average Difference in Advertisements in Main Municipa!ities
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programs"

Among the primarymunicipa!ities$ Base! shows the highest advertisement fre’

quency #Figure -*&$ suggesting more frequent tenant transitions in REIV bui!dings

re!ative to simi!ar properties" Zurich$ on the other hand$ has the highest share of

new residents #Figure -)&$ indicating strong demand and active tenant turnover

in both cities"

Across municipa!ities$ new residents are concentrated in expanding suburban

areas and sma!!er towns$ marking these as growth zones for residentia! demand"

Converse!y$ higher advertisement turnover is more common in rura! areas$ pos’

sib!y ref!ecting greater tenant turnover or an active renta! market" These trends$

shown in Figures A,- and A,%$ identify areas of renta! instabi!ity and growth po’

tentia!$ he!ping investment vehic!es manage and forecast property performance

based on tenant dynamics"
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Figure -,( Distribution of Difference in New Residents per Bui!ding

Figure -)( Average Difference in New Residents per Bui!ding in Main Municipa!i’
ties
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!-*-# Amenities

The amenities metric measures the avai!abi!ity of pub!ic parks and sports faci!ities

within a ,*’minute wa!k of each bui!ding$ emphasizing access to recreationa! and

natura! spaces that enhance qua!ity of !ife",+

The spatia! distribution map in Figure -- shows a concentration of amenities

in major urban centers !ike Zurich$ Geneva$ and Base!$ where parks and sports

faci!ities are more abundant" In contrast$ rura! and periphera! regions genera!!y

have fewer amenities$ ref!ecting a !ower density of these faci!ities"

The distribution of amenities in Figure A,+ suggests that most REIV bui!dings

have re!ative!y good access to nearby amenities" This variation is significant for

understanding property appea! and tenant retention" Properties in amenity’rich

urban areas attract a more se!ective tenant base$ whi!e those in !ess’equipped

regions may re!y on !ower rents and !onger’term tenants to maintain occupancy"

,+ The amenities metric eva!uates the avai!abi!ity of pub!ic parks and sports faci!ities within a
1**’meter radius$ rough!y corresponding to a ,*’minute wa!k from each bui!ding" This ca!’
cu!ation uses geospatia! data and mapping of !oca! infrastructure to identify recreationa! and
natura! spaces" For more detai!s$ refer to A!essandrini et a!" #)*)%&"
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Figure --( Average Number of Amenities per Municipa!ity
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!-+ Comparison of Bui%ding Characteristics Across REIV Types

This subsection examines how bui!ding characteristics vary based on the !ega!

structure of Swiss REIVs" Tab!e , presents the average and median va!ues for key

indicators discussed throughout this report$ categorized by companies$ founda’

tions$ !isted funds$ and un!isted funds" Whi!e bui!dings across different REIV types

share many simi!arities$ three notab!e differences emerge"

First$ companies tend to inc!ude more commercia! or mixed’use properties in

their portfo!ios" Corresponding!y$ their bui!dings feature !arger average heated

areas$ ref!ecting the needs of these property types"

Second$ un!isted funds report significant!y !ower average CO2 emissions #,."0

kgCO2/m2& compared to other REIV types$which average over,0 kgCO2/m2" How’

ever$ this difference is !ess pronounced when comparing median va!ues$ sug’

gesting that the !ower emissions in un!isted funds may be driven by a few partic’

u!ar!y efficient bui!dings"

Last!y$ !isted funds exhibit higher average rents per m2$ whereas companies

demonstrate a greater tendency to price their properties above neighborhood av’

erages" This indicates that portfo!ios with higher abso!ute rents do not necessari!y

emp!oy the most aggressive pricing strategies"

These estimates high!ight subt!e distinctions in how different !ega! structures

inf!uence average bui!ding characteristics$ ref!ecting variations in portfo!io strate’

gies and property types"
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Tab!e ,( Average Bui!ding Characteristics Per REIV Lega! Form

Companies Foundations Listed Funds Un!isted Funds
Average Median Average Median Average Median Average Median

Construction Year ,/1, ,/10 ,/11",* ,/0) ,/1+ ,/1+ ,/1+ ,/0,
Bui!ding Va!ue ,*’,/.’0%, .’/-0’/%) 0’..+’0+- %’.1+’*// 0’1%*’,%. +’*,-’1+/ /’*.0’%,+ +’,-1’/+/
Heated Area %’.0, ,’..+ ,’/0, ,’,.* )’)-/ ,’)%/ ,’%%. 1,/
Number of F!oors +"*1 + %"10 % %"/1 + %"+/ %
Residentia! Bui!ding *"+- , *"0% , *"0) , *"0- ,
Commercia! Bui!ding *"-% * *",* * *",- * *",, *
Mixed Bui!ding *",, * *"*% * *"*% * *"*+ *
Energy Intensity ,,*"0) ,*1")1 ,*1".- ,*+"+- ,,,"*+ ,*0"1+ ,,*"/* ,*/"%-
Share of Fossi! Heating +/"). ,** .+"/. ,** .+"%. ,** .*",0 ,**
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* ES Scores

The ES score ana!ysis at the bui!ding !eve! provides a detai!ed view of environ’

menta! and socia! performance$ independent of the owning investment vehic!e"

This approach eva!uates individua! properties based on the variab!es discussed

ear!ier in this chapter$ offering a c!ear view of their ES status—essentia! for com’

p!iance and strategic p!anning"

Whi!e the PRESS Scores framework incorporates a!! three ESG pi!!ars$ the

bui!ding’!eve! approach in this report focuses so!e!y on environmenta! and socia!

factors" This !imitation arises from both theoretica! and technica! cha!!enges in

assessing governance at the bui!ding !eve! instead of REIV !eve!" However$ if a

robust methodo!ogy is deve!oped$ a governance pi!!ar cou!d be integrated in the

future"

*-’ Methodo%ogy

To provide a comprehensive assessment of each bui!ding and faci!itate cross’

comparison$ individua! indicators are standardized onto a common sca!e" The

standardized indicators are combined to ca!cu!ate overa!! ES scores as we!! as

separate E and S pi!!ar scores" These scores offer a comprehensive overview of

each bui!ding"

The transformation of separate indicators into ratings occurs on a sca!e rang’

ing from * to ,*$ where * represents the !east favorab!e outcome$ and ,* sig’

nifies the most favorab!e resu!t" Our rating methodo!ogy is an adaptation of the

approach out!ined by Refinitiv #)*)*&"

In our scoring methodo!ogy$ we emp!oy the percenti!e rank scoring method

presented by Refinitiv #)*)*& to minimize the inf!uence of out!iers" The fina! score

for each indicator is determined by the percenti!e position of the metrics" In the

+)



case of indicators with positive po!arity the score #S+
f & is ca!cu!ated as fo!!ows(

S+
f =

Bui!dings with a sma!!er va!ue+ Bui!dings with the same va!ue
2

Tota! bui!dings with a va!ue → 10 #,&

For indicators with negative po!arity$ the reverse percenti!e$ denoted as S→
f $ is

ca!cu!ated as(

S→
f = 10↑ S+

f #)&

The ES pi!!ar scores are computed as weighted averages of a set number of

indicators" The Environmenta! pi!!ar scores are based on % indicators$ and the So’

cia! pi!!ar scores re!y on - indicators and + sub’indicators" The indicators within

each pi!!ar are assigned equa! weights$ ensuring that each indicator contributes

equa!!y to the fina! pi!!ar score" For sub’indicators$weights are distributed even!y

across specific po!icy’re!ated questions to maintain ba!ance and avoid overem’

phasizing particu!ar information" The resu!ting pi!!ar scores range from * #!east

favorab!e& to ,* #most favorab!e&" Figure -% provides the detai!ed weights for

each indicator"
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Figure -%( Indicator weights
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*-! Bui%ding Assessment

The canton’!eve! comparison in Figure -+ revea!s notab!e differences in average

ES scores" Cantons such as Uri #UR&$Nidwa!den #NW&$ and Obwa!den #OW& score

highest$whi!e French’speaking cantons #Fribourg$Geneva$Vaud$ andNeuchâte!&

genera!!y score !ower$ suggesting a need for targeted improvements"

A simi!ar trend is seen among the four main cities in Figure -.$ where Base!

and Zurich have higher ES scores than Geneva and Lausanne" This difference

may be due to o!der bui!dings and different regu!ations in the French’speaking

cities" Additiona!!y$ rents in Geneva and pricing in Lausanne show greater varia’

tion$ high!ighting areas where socia! factors affect ES performance" These find’

ings show where targeted investments in sustainab!e improvements cou!d boost

ES scores and create positive environmenta! and socia! outcomes",.

,. Map A,. shows the average ES bui!ding scores for each municipa!ity"
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Figure -+( Average ES score per Canton

Figure -.( Average ES Score in Main Municipa!ities
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*-!-’ E Scores

The environmenta! component eva!uates the sustainabi!ity performance of in’

dividua! bui!dings" Ana!yzing E scores he!ps identify properties that a!ign with

environmenta! best practices and those needing further improvements to meet

sustainabi!ity standards"

The canton’!eve! comparison in Figure -1 shows that cantons !ike Nidwa!den

#NW&$ Obwa!den #OW&$ and Schwyz #SZ& have the highest average E scores$ in’

dicating stronger environmenta! practices" In contrast$ many cantons in French’

speaking Switzer!and show !ower scores$ suggesting they !ag in environmenta!

performance"

Among the main municipa!ities$ Base! ranks highest in E scores$ with Zurich

fo!!owing$ ahead of Geneva and Lausanne$ consistent with previous discussions

on energy intensity and CO2 emissions #see Figure -0&" Across a!!municipa!ities$

however$ the pattern ismore varied$with high E scores appearing not on!y inmajor

cities but a!so in se!ect rura! areas$ indicating that sustainab!e bui!ding practices

are inf!uenced by !oca! po!icies and initiatives beyond urban centers",1

These E scores are essentia! for assessing the environmenta! comp!iance of

rea! estate portfo!ios and identifying regions where investments in sustainabi!ity

cou!d substantia!!y enhance the environmenta! profi!e of these assets"

,1 See detai!ed map by municipa!ity in Figure A,1
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Figure -1( Average E score per Canton

Figure -0( Average E Score in Main Municipa!ities
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*-!-! S Scores

The socia! component #S score& measures how we!! individua! bui!dings address

socia! aspects of rea! estate" A high S score ref!ects better integration into the

socia! environment$ contributing positive!y to tenant we!!’being"

In the canton’!eve! ana!ysis in Figure -/$ cantons !ike Uri #UR&$ Base!’Stadt

#BS&$ and Geneva #GE& achieve the highest average S scores$ !ike!y due to higher

amenity density and improved accessibi!ity features" Converse!y$ cantons !ike

Appenze!! Innerrhoden #AI& and Aargau #AG& show !ower average scores$ sug’

gesting areas where socia! features may be !ess deve!oped"

Among the four main municipa!ities$ the S score distribution is more even than

the other scores$ with Base!$ Zurich$ Geneva$ and Lausanne showing simi!ar av’

erage scores" This a!igns with the genera! pattern across municipa!ities$ where

high S scores appear in both urban and rura! areas$ indicating that socia! attributes

are shaped by !oca! p!anning po!icies and community investments rather than by

region or property type",0

Recognizing these socia! patterns can guide investment strategies that prior’

itize enhancing socia! sustainabi!ity" Targeting properties with !ower S scores for

upgrades can increase tenant satisfaction and e!evate the socia! performance of

rea! estate portfo!ios"

,0 Figure A,0 shows the average S scores by municipa!ity"
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Figure -/( Average S score per Canton

Figure %*( Average S Score in Main Municipa!ities
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+ Discussion and conc%usion

This report provides a comprehensive ana!ysis of Swiss REIV portfo!ios$ eva!u’

ating key physica!$ environmenta!$ and socia! bui!ding characteristics" By inte’

grating granu!ar bui!ding’!eve! data with a standardized methodo!ogy$ we have

deve!oped insights into how REIV assets a!ign with Switzer!and’s )*+* c!imate

goa!s and broader sustainabi!ity objectives"

A key innovation in this report is the introduction of an Environmenta! and So’

cia! #ES& score at the bui!ding !eve!" This score conso!idates mu!tip!e$ pub!ic!y

avai!ab!e$ environmenta! and socia! indicators into a sing!e metric$ offering stake’

ho!ders a c!ear and actionab!e too! to benchmark property performance" The

ES score framework is based on the PRESS Scores methodo!ogy$ emphasizing

sca!abi!ity and adaptabi!ity" With access to simi!ar data$ this approach cou!d be

extended to eva!uate a!! bui!dings across Switzer!and$ providing a consistent$ na’

tionwide standard for sustainabi!ity assessment"

The findings high!ight both cha!!enges and opportunitieswithin REIV portfo!ios"

Environmenta!!y$ CO2 emissions and energy intensities vary significant!y" Base!

outperforms other major urban centers due to an effective framework$ in terms

of prescriptions$ p!anification and coordination$ which has !ed to an acce!erated

transition to renewab!e heating systems",/ In contrast$ Geneva and Lausanne !ag

behind$ ref!ecting o!der bui!ding stocks and !ess effective !ega! framework$ p!an’

ification and coordination" These disparities stem from comp!ex dynamics that

require further in’depth research" Socia!!y$ there is greater consistency across

accessibi!ity$ rent !eve!s$ and amenities$ indicating that tenant satisfaction and

community impact are !ess heterogeneous across regions" However$ regions !ike

,/ The WWF Suisse #)*)%& report provide an extensive eva!uation on cantona! regu!atory and
sustainab!e objective frameworks$ which he!ps to contextua!ize our resu!ts"

.,



Vaud$ with !ow rates of new residents and e!evated re!ative pricing high!ighting

potentia! affordabi!ity cha!!enges"

These regiona! differences in ES scores underscore the importance of targeted

investment strategies" Whi!e Base! sets an examp!e of environmenta! !eadership$

Geneva and Lausanne represent areas where modernization efforts cou!d yie!d

the greatest impact" Investing in retrofits and designing more ambitious !oca!

regu!atory frameworks cou!d he!p these cities catch up$ bridging the gap with

regions a!ready a!igned with sustainabi!ity goa!s"

These regiona! differences high!ight the need for a deeper ref!ection on how

ESG scores are used" ESG scores he!p make sustainabi!ity information more ac’

cessib!e to investors" The common approach is to prioritize investments in REIVs

with high ESG scores$ as they serve as an indirect measure of a portfo!io’s over’

a!! sustainabi!ity performance" Such a strategy based on investor’s va!ues might

incentivize REIVs with !ow scores through the increase in their cost of financ’

ing" However$ re!ying too heavi!y on this approach risks creating a two’speed

transition$ where investments f!ow disproportionate!y toward a!ready sustainab!e

assets$ neg!ecting regions in need of significant transformation" This structura!

imba!ance may hinder Switzer!and’s abi!ity to achieve its nationa! c!imate goa!s"

An a!ternative approach$ inspired by an activist investment phi!osophy$ mer’

its consideration" This strategy invo!ves targeting investments toward REIVs with

!ower ESG scores whi!e ho!ding them to stringent standards for driving their sus’

tainabi!ity transitions" Such an impact’driven framework focuses on transforming

underperforming assets and cou!d foster a more ba!anced and forward’!ooking

rea! estate transition" This approach not on!y addresses existing disparities but

a!so ensures inc!usivity in progress" However$ it requires active investor engage’

ment and stewardship tomonitor and ensure that investments are cata!yzing gen’

uine improvements rather than supporting inertia" The renovation strategies of

.)



REIVs remain !arge!y unexp!ored$ but our upcoming report wi!! begin to provide

deeper insights and forward’!ooking data on their transition efforts"

C!ear regu!atory support and targeted incentiveswi!! be essentia! to acce!erate

progress in regions !ike Geneva and Lausanne" By channe!ing resources toward

retrofitting efforts and strengthening !oca! po!icies$ these areas can evo!ve from

sustainabi!ity !aggards to !eaders" The ES score provides stakeho!ders with the

too!s to identify underperforming properties$ prioritize upgrades$ and a!ign in’

vestments with financia! returns and sustainabi!ity goa!s" U!timate!y$ a cohesive

strategy that emphasizes tangib!e improvements over mere comp!iance wi!! en’

sure that Switzer!and’s rea! estate sector makes a meaningfu! contribution to the

country’s )*+* c!imate objectives"
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Appendix

Figure A,( Physica! Characteristics Histograms

#a& Heated Areas

#b& Market Va!ues
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Figure A)( Count of Bui!dings per Municipa!ity
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Figure A-( Sum of Heated Areas per Municipa!ity
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Figure A%( Municipa!ity Average Construction Years
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Figure A+( Average Number of F!oors per Municipa!ity
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Figure A.( Average Heated Area per Municipa!ity
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Figure A1( Average Energy Intensity per Municipa!ity
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Figure A0( Average CO2 per Municipa!ity
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Figure A/( Average So!ar Pane!s per Square Meters by Municipa!ity
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Figure A,*( Average Rent per Municipa!ity
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Figure A,,( Average Pricing per Municipa!ity
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Figure A,)( Average Noise in Main Municipa!ities
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Figure A,-( Average Difference in Advertisements per Municipa!ity
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Figure A,%( Average New Residents per Municipa!ity
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Figure A,+( Distribution of Number of Amenities per Bui!ding
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Figure A,.( Average ES score per Municipa!ity
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Figure A,1( Average E score per Municipa!ity
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Figure A,0( Average S score per Municipa!ity
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